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SOUTH AYRSHIRE COUNCIL 
Agenda Item No. 6 (1)(b) 

 
REPORT BY EXECUTIVE DIRECTOR, ECONOMY, NEIGHBOURHOOD & 

ENVIRONMENT AND HEAD OF COMMUNITY CARE & HOUSING 
TO LEADERSHIP PANEL 
OF 4TH NOVEMBER 2014  

 

 
SUBJECT: COUNCIL NEW BUILD – LOCHSIDE, AYR 
 

 
 
1. Purpose 
 
1.1 The purpose of this report is to seek Leadership Panel agreement to an additional 

house building programme at Lochside, Ayr. 
 
2. Recommendations 
 
 Leadership Panel is asked to agree: 

 
2.1 To the construction of 44 additional Council houses at Lochside, Ayr in 

accordance with the approved Masterplan by 31st July 2016; and 
 
2.2 To the sale of land for construction of 6 low cost houses by Cruden 

Homes at an affordable land price, determined by the District Valuer and 
transferred to Cruden Homes by 31st March 2016. 
 

3. Background 
 
3.1 On 2nd October 2012, the Leadership Panel agreed to a Masterplan for Lochside (link 

here) and development of 58 houses on the former greyhound stadium site.   
 

3.2 Since then, MAST Architects were appointed to develop drawings for consultation 
and subsequent submission of a planning application for the overall Masterplan.  In 
April 2014, planning consent was granted for a Masterplan for Lochside to build 108 
homes.   
 

3.3 As a result of a tender process, Cruden Building & Renewals Limited (CBRL) were 
appointed on a framework basis to build the first 58 homes at Lochside.  The 
framework offered the Council the option to contract directly with CBRL to build 
houses on behalf of the Council for a 4 year period where construction costs could be 
demonstrated to be of best value in line with their original tender submission.   
 

3.4 Since their appointment, CBRL have satisfied the planning conditions, obtained 
service quotations for water, sewerage and electricity connections and sought 
building warrant and Road Construction Consent to allow works to progress.  It is 
anticipated that the necessary consents will be granted at the beginning of 
November, which will allow construction work to commence at that point.  Works are 
planned for completion within a 38 week period by 24th July 2015.   
 

3.5 The Scottish Government provided £9.351m in funding to South Ayrshire for the 
period 2011-2015 as part of their commitment to deliver 30,000 homes across 
Scotland.  This was funding for both Council and Housing Association new build.  
Over this period, South Ayrshire is likely to benefit from 270 affordable homes.  For 

https://archive.south-ayrshire.gov.uk/committee/CommitteePapers2012/Leadership%20Panel/2Oct12Lochside%20Ayr%20MasterPlan%20final.pdf
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2015/16, the Scottish Government has awarded South Ayrshire a further £4.275m of 
affordable housing subsidy.  

 
3.6 Since the economic downturn in 2008, there have been significant changes to 

affordable housing subsidy for RSLs.  Historically, grant was available at 70% of 
development costs however, this reduced to £40,000 in 2010/11.  This led to a 
number of RSL’s rationalising their development programme, including 2 of the main 
providers of new affordable housing in South Ayrshire.  In 2013, RSL subsidy rates 
increased to a benchmark £58,000 per unit.  This rationalisation combined with slow 
private sector development restricts the potential for new affordable housing on larger 
sites in the near future.  
 

3.7 To ensure that both short and medium term funding from the Scottish Government is 
spent in South Ayrshire, officers have been considering a number of proposals and 
sites.  This includes discussions with larger RSL’s not currently operating in South 
Ayrshire regarding investment in the area, consideration of Council owned land for 
development and purchase of land in the private sector.  Discussions have also taken 
place with private developers around fast tracking the affordable housing element of 
their development.  
 

3.8 Through the contractual opportunities available with CBRL, the Council has been 
considering sites, costs and delivery options for affordable housing across South 
Ayrshire.  A separate report to this Leadership Panel proposes a programme of 
investment in Council new build over an 18-24 month period.  

 
3.9 In the short term, there is a need to ensure that the 2015/16 Government funds 

identified for South Ayrshire are committed to a project.  With less capacity within the 
RSL sector, there will be a reliance on Council new build to support the affordable 
housing programme.  In the absence of a confirmed programme of Council new build, 
there is a risk that Government funding will be lost to South Ayrshire both in the short 
and longer term. 

 
3.10 The 58 house first phase development at Lochside is likely to see significant 

ecomonic benefits for the area through supply chains, local employment 
opportunities, training and apprenticeships and increased spend in local shops as a 
result of the construction presence.  The completed development will provide high 
quality, energy efficient, affordable homes whilst the Council will benefit from 
increased revenues and  higher school rolls through the provision of family housing.  

 
4. Proposal  
 
4.1 Having regard to the issues identified above, a proposal has been developed to 

provide consistency in construction, a continuation of economic and community 
benefits whilst being able to demonstrate value for money from new build housing. 
 

4.2 It is proposed that the remaining 50 homes identified within the Masterplan be 
progressed in line with the approved planning consent for Lochside.  It is proposed 
that 44 of these properties be for social rent by the Council and 6 for sale by Cruden 
Homes, a subsidiary of the Cruden Group.  The housing for sale offers an opportunity 
for people who want to live in Lochside, and have the income to afford a private 
home, of a product that could meet their aspirations.  
 

4.3 This programme of construction in addition to the first phase would allow the Council 
to complete its investment in housing in Lochside by 2016.   
 

4.4 The complete development of Lochside would provide the following house mix: 
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36 x 1 bedroom cottage flats 
30 x 2 bedroom houses 
20 x 2 bedroom bungalows 
21 x 3 bedroom houses 
1 x 5 bedroom house 
108 Total 
 
Each of the 1 bedroom properties have been designed in such a way that these can 
be altered to 2 bedrooms at a future date if required.  This will help to support the 
creation of a sustainable community through less need for single households having 
to move as their circumstances change.  Provision of additional 2 and 3 bedroom 
homes will support the school roll at Braehead Primary whilst 20 bungalows will 
support older people or people with mobility difficulties to be housed in more suitable 
accommodation. 

 
4.5 In discussion with CBRL, a full cost analysis has been undertaken to consider the 

impact of various scenarios.  This was used to form an option appraisal as outlined in 
Appendix 1.  To shelve this proposal for consideration at a future date would cost the 
HRA an estimated additional £1.285m whilst there would be a direct impact on 
continued job opportunities, modern apprenticeships and community benefits.   
 

4.6 The provision of 6 houses for sale on the open market requires land to be sold to 
Cruden Homes at nominal value.  This is to support overall regeneration of the area 
and to introduce an element of high quality housing for sale within the community.  
Market research has indicated that land for sale for housing in this area would have 
no value due to the cost of construction against expected levels of sales return.  The 
Cruden Group are aware that there is likely to be no return on their investment to 
provide these homes however, they are committed to supporting the Council to 
achieve completion of new build in this area.  A formal land valuation for low cost 
home ownership would however, be sought to support any planned disposal.  
Ministerial consent to the disposal of HRA land would also be required. 
 

4.7 It is likely that Cruden would wish to take land to build 6 x 2 bedroom bungalows.  
This is on the principle that a number of ageing households who have previously 
purchased their home through the Right to Buy may be able to afford a low cost 
rather than market value bungalow.  This in turn may free up reasonably priced 
family accommodation for sale elsewhere in South Ayrshire.  
 

4.8 The first phase of works at Lochside will lead to creation of 2 modern apprenticeships 
and a number of opportunities for local skilled craft operatives.  CBRL have indicated 
that a programme of works that takes development through to 31st July 2016, as 
proposed in this paper, would generate further local opportunities. 

 
5. Resource Implications 

 
5.1 Financial  

 
5.1.1 The estimated cost of this proposal is £4,360,000.  The costs are as follows: 

 
    

Item Cost 

Design and Build 44 homes (£94,544 per unit) £4,160,000 

Contingency £100,000 

Fees (Project management, Clerk of Works, 
Quantity Surveyor etc) 

£100,000 
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Total £4,360,000 

 
5.1.2 It is proposed that the project be funded as follows: 
 

Funding Source Funding 

Scottish Government Affordable Housing 
Subsidy (£46,000 per unit) 

£2,024,000 

2nd Homes Council Tax £250,000 

HRA Borrowing £2,086,000 

Total £4,360,000 

 
5.1.3 The rent charge for these properties would be 25% higher than the Council’s 

traditional housing stock in line with other Council new build developments. 
 
5.1.4 This proposal is affordable within the HRA Business Plan which has been 

reviewed and updated to reflect 2014/15 assumptions. 
 
5.1.5 Subject to agreement of the report to this Leadership Panel for “Council New 

Build – Various Sites”, the uncommitted balance in the 2nd homes council tax 
budget is £340,890. 

 
5.1.6 This proposal would commit £2.024m of the 2015/16 Scottish Government 

affordable housing subsidy available for South Ayrshire.  Other potential 
projects are being progressed in line with the proposed Strategic Housing 
Investment Plan to be considered elsewhere on the Agenda by this 
Leadership Panel. 

 
5.2 Legal 

Some legal resource input would be required for the disposal of land for 6 homes to 
Cruden Homes.  The HRA will meet all legal costs from its revenue budget.  The 
Council’s Corporate Procurement Team supported development of a framework 
contract for Council house building without the need to retender on a project by 
project basis. 
 

5.3 Human Resources 
 
The proposals in this report will be implemented within existing operational 
resources. 

 
6. Risk 
 

A. Risk Implications of adopting the recommendations. 
 

 Risks are currently being managed within operational activities. 
 
 B. Risk Implications of rejecting the recommendations. 
 

   Rejecting the recommendations may impact on the reputation of the 
Council; 
 

 Rejecting the recommendations may impact on the allocation of finances to 
South Ayrshire to deliver affordable housing. 
 

 Rejecting the recommendations would have a financial impact on the 
Council were this area to be considered for development at a future date. 
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7. Equalities 
 

The proposals in this report have been assessed through the Equality Impact 
Assessment Scoping process and there are no significant equality impacts of 
agreeing the recommendations.  A copy of the Equalities Scoping Assessment can 
be provided on request. 

 
8. Sustainable Development Implications 

 
The proposed demolition of Lochside maisonettes and subsequent new build project 

is part of the delivery of the Local Housing Strategy 2011 – 2016, which was subject 

to a Strategic Environmental Assessment. 

9. Options Appraisal 
 
9.1 An options appraisal has been carried out in relation to the subject matter and is 

included as Appendix 1 to this report.  
 
10. Link to Council Plan’s Corporate and Directorate Plans / Improvement 

Programme 
 

The proposals contained in the report link to the Council Plan strategic priority to 
“Maximise the potential for our Environment”. 

 
11. Results of Consultation 
 

(1) The Portfolio Carrier for Housing and Customer First, Councillor Philip Saxton, 
has been consulted on the contents of the report and is supportive of the 
recommendations.   
 

(2) The elected members for the Ayr North Ward, Councillors John Hampton, Rita 
Miller, Ian Cavana, and Councillor Corrie Wilson in Douglas Campbell’s absence, 
have been consulted on the content of this report and are supportive of the 
recommendations..  

 
(3) Consultation on the masterplan layout for Lochside was carried out in November 

2013 with the local community through an event at Lochside Community Centre.  
This resulted in some layout amendments and improvement to connecting 
footpaths prior to submission of the planning application. 

 
(4) Consultation on the masterplan layout for Lochside was carried out with the 

Lochside Neighbourhood Group in December 2013. 
 
(5) In November 2013, North Ayr Community Council were offered the opportunity to 

comment on the proposals.  Although no response was received directly, 
members of the Community Council attended, commented and supported change 
to the masterplan proposals at the community event prior to submission of the 
planning application. 

 
(6) The proposal to build a further 50 houses in Lochside was discussed at the 

Lochside Neighbourhood Group on 21st October and the group were supportive of 
the recommendations. 
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Background Papers  
 

(1) 12 Blocks of Maisonettes in Ayr North: Proposed Consultation Exercise on Possible 
Upgrading Works, Housing Panel 27th November 2007 link here  
 

(2) Possible Refurbishment and Partial Reconfiguration of 12 Blocks of Maisonettes in 
Ayr North, Housing Panel 15th April 2008 link here 
 

(3) Possible Refurbishment and Partial Reconfiguration of 12 Blocks of Maisonettes in 
Ayr North, Housing Panel 9th September 2008 link here 
 

(4) Ayr Greyhound Stadium, Glenmuir Place, Ayr, Leadership Panel 17th May 2011 
 

(5) Report seeking permission to consult on the future of Lochside Maisonettes, 
Housing Panel, 17 November 2011 link here 
 

(6)   Lochside Maisonettes, South Ayrshire Council, 8th March 2012 link to minute and 
decisions here 

 
(7)   Masterplan for Lochside, Ayr, Leadership Panel, 2nd October 2012 link here 

 
Person to Contact  Kenneth Leinster, Head of Community Health and Social Care 

Services 
                                               Tel: 01292 612735    
     Email: Kenneth.Leinster@south-ayrshire.gov.uk 
 
    David Burns, Strategic Service Planning Manager 
    Tel: 01292 613079 
    Email: David.burns@south-ayrshire.gov.uk  
 
Date    22nd October 2014 

http://ww4.south-ayrshire.gov.uk/portal/page/portal30/CommitteePapers/HOUSINGPANEL/AGENDA69521.PDF
http://ww4.south-ayrshire.gov.uk/portal/page/portal30/CommitteePapers/HousingPanel2008/AGENDA73511.PDF
http://ww4.south-ayrshire.gov.uk/portal/page/portal30/CommitteePapers/HousingPanel2008/AGENDA_3.PDF
http://ww4.south-ayrshire.gov.uk/portal/page/portal30/CommitteePapers/CommitteePapers2011/SouthAyrshireCouncil/17th%20November%202011/Agenda.pdfnonconf.pdf
http://ww4.south-ayrshire.gov.uk/portal/page/portal30/CommitteePapers/CommitteePapers2012/South%20Ayrshire%20Council/8th%20March%202012/MSAC8March12.pdf
https://archive.south-ayrshire.gov.uk/committee/CommitteePapers2012/Leadership%20Panel/2Oct12Lochside%20Ayr%20MasterPlan%20final.pdf
mailto:Kenneth.Leinster@south-ayrshire.gov.uk
mailto:David.burns@south-ayrshire.gov.uk
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Appendix 1 – Option Appraisal 
 
In considering the potential options at Lochside, issues such as employment opportunities, 
ability to increase school roll, timescales for completion, environmental impact, cost for the 
project and an ability to support regeneration of Lochside were considered.  Each theme was 
awarded points of 1-3 (1 being low and 3 being high).  A total of 4 options were considered 
being: 
 
1. Build out only Lochside Phase 1 (58 homes) 
2.   Build out Ferguson Street (34 homes) and Sloan Street (16 homes) as 2 separate 

contracts at a future date 
3.   Build out Ferguson Street (34 homes) and Sloan Street (16 homes) as 1 contract at a 

future date 
4.    Build out Ferguson Street (34 homes) and Sloan Street (16 homes) as 1 contract 

with an overlap with Phase 1. 
 

Option Job 
Opps 

School 
roles 

Timescales Environment 
Impact 

Cost Support 
regeneration 

Total 

1 1 1 3 2 3 1 12 

2 1 3 2 1 1 2 10 

3 1 3 2 2 1 2 11 

4 3 3 3 3 2 3 17 
 

Option 4 to build Ferguson Street and Sloan Street together with an overlap to 
Phase 1 was the highest ranked option.  It is therefore recommended that option 4 
be progressed. 
 
In supporting the option appraisal above, the following points were considered for each of 
the options. 
 
Option 1 – Build out only Lochside Phase 1 (58 units) 
 

 Training and life long learning opportunities end after 38 weeks 

 Reduced opportunities for permanent retention of employment 

 Less geographical stability for new apprentices from South Ayrshire 

 Less enonomic benefit for local suppliers of materials, services and shops 

 Newly completed housing isolated from existing community 

 Investment required to improve open space created from demolition of maisonette 
blocks 

 Completion of works as detailed in Leadership Panel of 2nd October 2012 

 Environmental impact through continual fly tipping on undeveloped land 
 
Option 2 - Build out Ferguson Street and Sloan Street as 2 separate contracts at a 
future date (34 + 16 homes) 
 
Option 2.1 – Build out Ferguson Street on its own at a future date 
 

 Average Build Cost £96,693 

 Total Additional Cost to Build £136,100 set up costs 

 Allows delivery of bungalows in Lochside 

 Provides footpath linkage from Cowan Crescent to Ferguson Street 

 Would require investment to create attractive open space pending development 
(costs not included) 

 Links Phase 1 to Ferguson Street 
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 Does not consider impact of inflation within construction industry 
 
Option 2.2 – Build out Sloan Street on its own at a future date 
 

 Average Build Cost £108,600 

 Total Additional Cost to Build £148,958 set up costs 

 Would require investment to create attractive open space pending development 
(costs not included) 

 Removes undeveloped land on Sloan Street 

 Does not consider impact of inflation within construction industry 
 
Combined Option 2 – Build out Ferguson Street and Sloan Street as 2 separate 
contracts at a future date (34 + 16 homes) 
 

 Average Build Cost £101,023 

 Total Additional Cost to Build £285,058 

 Note that future tender prices are likely to be higher as CBRL has experienced an 
increase in labour and material costs of approximately 5%. 

 Note that CBRL’s tender submission was almost £1m lower than the 2nd place 
provider at the point of tender award.  This would suggest future tender prices could 
increase by as much as 20% 

 
Option 3 – Build out Ferguson Street and Sloan Street together as 1 contract at a 
future date (50 homes) 
 

 Average Build Cost £98,254 

 Total Additional cost to build £163,256 

 Note that future tender prices are likely to be higher as CRBL has experienced an 
increase in labour and material costs of approximately 5%. 

 Note that CRBL’s tender submission was almost £1m lower than the 2nd place 
provider at the point of tender award.  This would suggest future tender prices could 
increase by as much as 20% 

 
Option 4 – Build out Ferguson Street and Sloan Street together with an overlap with 
Phase 1 (50 homes) 
 

 Average Build Cost £94,544 (£6,478 per home less than option 2) 

 Saving at current rates against Option 2 £285,058 

 Saving at current rates against Option 3 £163,256 

 Since the Framework was awarded, CRBL have experienced an increase in material 
and labour costs of approximately 5% however, have held prices in line with the 
tender framework. 

 Carbon footprint reduced from no break in development 

 Opportunities for job retention 

 Economic benefits to local suppliers of materials and services and increased spend 
in local shops 

 Geographic stability for new South Ayrshire apprentices 

 Continuation of training and life long learning opportunities 

 Completion of overall housing provision in Lochside 

 Offers an opportunity to include Housing for Sale by Cruden Building & Renewals 

 
 
 


